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Figure 1. Aerial photograph showing Kansas City urban core with the

town PIEA Urban Design Framework Area.

INTRODUCTION

The creation of the East Downtown
PIEA Urban Design Framework Dis-
trict represents an important step
for the future redevelopment of the
Downtown Loop in Kansas City, Mis-
souri. This Urban Design Framework
establishes principle-based guide-
lines for future growth and change.
The study area boundaries are gen-
erally defined from:

North: Admiral Boulevard
South: 11th Street

East: Interstate 35/70
West: Cherry Street
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The Downtown Land Use and De-
velopment Plan has designated the
study area as the “Eastside Residen-
tial District”, which is a sub-district
of the Plan’s Government and Civic
District. The Plan identifies the area
as a future urban neighborhood that
will serve as a linkage between lower
density neighborhoods outside of
the Downtown Loop, such as Colum-
bus Park, with higher density areas
within the Loop.

The East Downtown PIEA Urban
Design Framework will also be an
important resource for evaluating
development initiatives, building
upon the recommendations of ad-
opted plans including, but not limited
to the FOCUS Kansas City Plan,
Downtown Land Use and Develop-

‘ The East Downtown PIEA Urban Design Framework

location of the East Down-

ment Plan (DLUDP), the Kansas City
Walkability Plan, a Plan for Parks,
Recreation, Boulevards and Green-
ways, and the Major Street Plan.

History, Change and Hopes for the
East Downtown PIEA Area

It is difficult to imagine how different
the east side of Downtown of Kansas
City once was. Early photographs
and Sanborne Fire Maps from the
first half of the twentieth century
documented how a single family resi-
dential neighborhood evolved into

a multi-family district. Rich building
forms, predominately masonry struc-
tures, varied from two to four stories
in height. Streetscape and utilities,
however, were sparse and functional,
with the exception of the grand
east-stretching Admiral Boulevard.
However, this park-like amenity and
overlook to the Missouri River Valley
known as “the view" is now occupied
by a renovated mid-century residen-
tial high-rise by the same name. One
church, St. Patrick’s, the oldest in
Kansas City, anchored the community
for over a century.

Just like other areas of downtown,
the recessed highway system, known
as the Loop, eroded urban fabric

for blocks beyond its borders. This,
paired with “suburban flight”, typified
Post WWII decline, setting the stage
for the flawed urban renewal efforts
of the 70's. Today, very little remains
of the old historic fabric of East
Downtown. (Continued on Page 4)

Aerial view of the PIEA Area from the 1940's
illustrates urban density.

Photographs of the PIEA Area from the 1940's
illustrate the streetlife that mixed-use blocks
create.
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Figure 2. Downtown Land Use and Redevelopment Plan: Adopted by the City Council, March 27,
2003, this map establishes the East Downtown PIEA Urban Design Framework District as primarily a
mixed-use residential neighborhood.

Figure 3. Five Minute Walking Radius Map of the East Downtown PIEA Urban Design Frame-
work Area: The above map illustrates a 1/4 mile radius from the corner of 10th and Holmes. This
is known as a PEDSHED (Pedestrian Catchment Area), where basic services such as a corner grocer
are within 1320 feet, or a five minute walk.
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Figure 4. Looking south-west from Admiral and Charlotte - an aeria

s

[ view of the East Downtown

PIEA Urban Design Framework Area illustrating how potential building forms reinforce the block

pattern and may incorporate mid-block connectors.

Things have changed; some for

the good, and some not. The old
multi-family urban apartments and
transient hotels, while charming,
consisted of small units with minimal
closets, galley kitchens, fold-down
Murphy beds, and meager windows.
In this sense, they are not what the
market demands today. Kansas
City had a great street car system,
and the city was diverse and walk-
able. Today, the Loop creates urban
barriers, but provides access for our
automobile dependent lives.

The hope of the East Downtown
Area is to take the best attributes

of the past and adapt them for how
we live today. Is it possible to create
a dense and walkable environment,
yet also accommodate adequate

and convenient parking for cars? Is
it possible to create streets that are
the main public space, engaging,
comfortable and safe? Can the new
apartments, lofts and town homes
be full of light and environmentally
sustainable?

The Plan offers recommendations on
how the East Downtown Area may
be developed to provide an appeal-
ing mixed-use urban neighborhood
for the way people live today.

‘ The East Downtown PIEA Urban Design Framework

The Vision

This Urban Design Framework sets
the stage for redevelopment to occur
over time. The goal is to re-establish
a predominantly residential mixed-
use district, with basic services pro-
vided on the ground floor and living
above. Mostly masonry in character,
the structures should be contempo-
rary and acknowledge, rather than
mimic, past architectural styles to
achieve compatibility for the district's
character.

The description of the plan starts
from east to west. The plan proposes
that existing viable office uses on
the eastern loop "edge" should be
supplemented by more mixed-use
office buildings. These buildings

are called "buffer buildings"” for two
reasons, one they buffer the residen-
tial areas from the highway, and two,
they themselves are buffered from
the highway by a proposed landscape
planting program.

To the west, the Plan creates combi-
nations of town home and courtyard
building types on the larger city
blocks. These two types are oriented
east-west for better environmental
performance in terms of energy

and daylighting. They also support
east-west movement of people and
cars by creating new pedestrian
dominated ways, known as mid-block
connectors.

This defining urban structure deals
with the urban vacancy created by
the Loop on the east edge. It also

creates stronger linkages to the
west, including public parks, civic
memorials, the City's financial dis-
trict, the new Central Library, and
several loft districts throughout the
Downtown and adjacent areas.

Within this new urban system, it is
important to have a center. This is
proposed to be located on the south
end of the open space recommend-
ed in DLUDP, at 10th and Holmes.
This prime building site should be
designed to support public ameni-
ties and exterior plaza areas in order
to look and function like the center
of the community.

This new vision for East Downtown
consists of a variety of elements,
which are best described in a series
of plans that focus on particular
urban concerns. Together, they il-
lustrate the spatial and developmen-
tal qualities of this new mixed-use
district:

® An Enhanced Urban Structure

® The Public Realm

® Build-to-lines, Building Heights,
and Massing

m Street Hierarchy, Character and
Sustainable Strategies

®  Architectural Design

These are followed by detailed
descriptions of urban elements
that guide development choices. A
summary and rating of the existing
buildings follows, and lastly, the
appendix documents the workshop
process with the City and the
consultants advisory committee.
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Spatial and Developmental
Qualities

The elements of The East
Downtown PIEA Urban Design
Framework are best described

in the following plans and
architectural design narratives,
focusing on specific issues that
contribute to the whole. They are
as follows:

® An Enhanced Urban Structure

This plan identifies the area’s
strengths and weaknesses, and
transforms the original city block
structure to a more relevant form
for three reasons:

1) The original Kansas City blocks
are north/south in orientation,

and are platted such that the
majority of building frontages are
facing east/west. However, best
sustainability practices recommend
buildings should be elongated to
face the southern sun, for energy
conservation and maximum daylight
potential.

2) Revitalization of the city to the
west, consisting of the Library
District, Financial District and the
Civic Center, along with the need for
a more substantial buffer to the east
highway loop, reinforces why east/
west movement is more meaningful
today and in the future.

3) Diversity of building types on
each block with integrated parking
strategies are key ingredients to
successful urban environments.

Therefore a new urban structure is
proposed which uses the urban tool
known as Mid-Block Connectors. This
central organizing device solves each
of these concerns and will result in a
pedestrian friendly environment.

® The Public Realm

The public realm is the common
ground shared by residents and
visitor alike. Typically these are the
streets, sidewalks, parks and plazas
of the city. We also know that the
ground floors of buildings facing

the street play an important role in
safe and active downtowns. This
plan identifies locations for ground
floor retail services and open spaces,
including a public space in the
center. These recommendations
strengthen Holmes Street, the
“special character street” (identified
in the Downtown Land Use and
Development Plan), as well as 10th
Street, an important link to western
destinations.

® Build-to-lines, Building Heights,
and Massing

Build-to lines refer to the primary
facades meeting the street. The
Plan indicates the desired building
lines with a thickened red line
(Figure 6, Page 9), illustrating the
goal to achieve uniform street walls

throughout the district.

It is also important to think of this
issue relative to building heights
and massing, such as how existing
buildings and new development
should acknowledge each other.
Therefore this Plan illustrates the
long range view of how a mid-rise
district might appear, demonstrating
its cohesive form and strong street
wall definition.

m Street Hierarchy, Character and
Sustainable Strategies

Streets are the most multi-functional
component of the city. They move
goods and services, serve as

social meeting spaces, and are the
support system for urban pedestrian
movement. However, there are

many versions of streets. They all
usually emphasize priorities, such as
moving traffic locally or to distant
places. They might provide shopping,
amenities, or are mostly service in
nature. Since all streets are different,
it is important to describe the desired
functional and aesthetic nature of
the streets and adjacent landuses

in The East Downtown PIEA Urban
Design Framework.

® Architectural Design

This section is a narrative that
describes the intended objectives of
the new architecture in the district.
Contemporary architectural solutions
are promoted, using high quality
materials which provide flexibility,
adaptability and sustainability.

The public realm i heepeple et and
interact in their daily lives.

The proposed eastern linear buffer could also
support recreational and cultural use in the
future.
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An Enhanced Urban Structure

As described in the previous
section, the following
recommended elements provide
basic components of The East
Downtown PIEA Urban Design
Framework:

® New mixed-use building
typologies for development are
proposed on the large 300 foot by
400 foot blocks. These building
types reinforce the urban structure
plan, and create a lively mix of scale
and choices. The southern end

of the blocks are suited for larger
courtyard-type development, and
the northern end offers smaller
scaled town home or linear building
possibilities. Solar access rights,

or the ability to maintain strong
daylight potential in buildings and
along east/west streets, is also
maximized by stepping the buildings
down from south to north.

m Pairing the new building types
with a new system of movement
creates new Mid-Block Connectors
(Item 1-8, Figure 5, Page 7). These
passageways accommodate cars
and parking, but in a slow moving,
pedestrian dominated environment.
Seen together, the linkages create
important visual termini, provide
destinations, access routes, and bind
together the unigue qualities of the
district.

Existing street patterns in the area
are mostly one-way. However,
two-way traffic patterns are
recommended in the future.
Therefore new development should
anticipate ingress and egress
patterns for this possibility. The Mid-
Block Connector System supports
the objectives and principles of the
Framework at both the site and
building level. These include, but
are not limited to solar access for
individual buildings, creation of off-
street parking mews, and improved
urban stormwater management.

®  Within this Urban Framework,
the district is focused on the new
center (Item 9, Figure 5, Page 7).
The center is recommended to have
a civic character, achieved by the
successful integration of public open
space, civic art, and flanking ground
floor retail or commercial services.
Parking should be convenient and

in adequate supply to serve daily
residents and visitors alike. The
position of the center recognizes the
important cross axis of Holmes and
10th Street.

®m |tisthe intent of this Plan to
comply with current and future
parking requirements required by
the City of Kansas City, Missouri.
Generally, all new development
will be required to meet off-street
parking requirements within the
confines of each block interior.
Current surface parking lots that
serve existing office buildings

‘ The East Downtown PIEA Urban Design Framework

will need to become structured
parking to create land for future
development. This Framework

does not try to restrict how or
where the private development
community might address this issue.
It is probable some parking may be
provided in certain areas to meet
needs beyond the block. Therefore
this plan shows recommended
locations for new parking structures
(Item 10, 11, Figure 5, Page 7) which
are centrally located, to also support
the pedestrian network of services
and places.

m Consistant with this idea, new
clusters of retail/commercial
services (Figure 6, Page 9), serving
local and adjacent districts are
shown in their positions considered
optimum to achieve the goals of the
Framework. More detail regarding
the recommended ground floor
storefront spaces are described

in the following sections. It is
recommended that the majority

of ground floor spaces serve
commercial or live/work occupancies.

® The north end of Holmes
celebrates the unusual break from
the city grid through the proposed
creation of two urban open spaces
(Item 12, 13, Figure 5, Page 7).
Similar to the parks described in the
DLUDP, these small, privately owned
open spaces provide a meeting place
for local residents. Maintenance

of the spaces might be funded
through private civic organizations or
property ownership groups.

®m |tisintended that redevelopment
will create incentives for the Parks
Department to improve Admiral
Boulevard (Item 14, 15, Figure 5,
Page 7). Admiral Boulevard was
part of Kessler's park and boulevard
system plan of 1909, an effort
coinciding with the City Beautiful
Movement in Kansas City and was
the historic public amenity in the
area.

® The opportunities for open
space continues to the east, where
the highway Right-of-Way (R.O.W.)

is recommended to be heavily
landscaped to create a linear buffer
zone (Item 16, Figure 5, Page 7) to
reduce highway noise while creating
a potential recreational amenity and
urban ecological zone. This land

is currently owned by the Missouri
Department of Transportation
(MDOT) and as such, any change

of this magnitude will need to have
MDOT initiative and community
support.

® The bridges of 9th and 10th
street over the highway have the
potential to become important
gateways to the area (Item 17, 18,
Figure 5, Page 7), slowing traffic
and announcing the district from
the east. Future bridge renovation
or replacement efforts should
improve pedestrian and vehicular
comfort and safety, and set a higher
aesthetic standard for bridges in the
Loop.
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Public Realm

The public realm is the common
area between buildings and along
streets, it is the public face we
present to the world. The success
of the East Downtown PIEA Area is
dependent upon a strongly defined
public realm. This Framework
defines a clear hierarchy of new
routes and spaces, all of which
should be designed to the highest
standard and incorporate public
art. The following is recommended
(Figure 6, Page 9):

m Diverse types and sizes of
ground level activities are critical to
the success of vital urban districts.
They also reinforce pedestrian
activity, that creates safer urban
environments.

® This Plan recommends
substantial street plantings
throughout the area. Many parts

of Kansas City do not have street
trees because of underground vaults
(extension of basement areas) below
sidewalks. The East Downtown PIEA
District offers a great opportunity

to create a more comfortable urban
landscape with wider sidewalks and
a reqular pattern of street trees.
Future streetscape plans will define
paving, lighting, street furniture

and signage, and these elements

will serve to guide selections for
individual projects.

m |tis proposed that all
components of urban infrastructure,

including bridges, parks, plazas and
parking garages should be designed
as items of architecture and public
art. With this in mind, artists should
be included as part of the design
team, and community groups should
be involved in the programming
process.

® |tisrecommended that new
development incorporates best
urban ecological practices into

the design and construction of
buildings, streets, courtyards, plazas,
pedestrian greenways and parks,
encouraging sustainability in all
forms.

B A collaborative approach

should be fostered with local artists
throughout the evolution of the East
Downtown PIEA District to signal
innovation and change, enlivening
blocks awaiting development, and
raise awareness of the aspirations
of the district. These actions should
be encouraged to take the form of
both temporary and permanent art
installations, festivals and other
events.

®  New public improvements
should include thoughtful inclusion
of the "percentage for art” program.
Current city policy states that

“all new public construction and
renovation projects must have 1
percent of their budget set aside for
original works of art to adorn the
project.”

‘ The East Downtown PIEA Urban Design Framework
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Ground Ievel-acfivities are critical to the success of vital urbén districts. Residential areas can
provide this life with on-street parking, bicycles, large picture windows, and entries at frequent
intervals, such as this street in Society Hill, Philadelphia, PA.
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Figure 6. Public Realm Map: This Plan depicts the important components at the ground floor of
buildings, and public meeting places. These spaces support streetlife, and the variety of activities
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Ground level services that are needed to support density and create a truly walkable district are
demonstrated in this example from Amsterdam.
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Build-to-lines, Building Heights, and
Massing

The following design principles
define the character and scale

of the urban fabric relative to

the public realm. The intent is to
derive a sense of unity, cohesion
and sense of place, avoiding voids
or inconsistencies in the new
urban structure. As a general
rule, the following principles are
recommended (Figure 7, Page 11):

® |tis recommended that building
height remain a maximum of 4
stories above grade along Tenth
Street, supporting a pedestrian
scaled environment, emphasizing
the streetscape and residential
tower at the PIEA Center.

® This plan recognizes the existing
taller buildings to the north, with
decreasing building heights to

the south. Top floor set backs are
encouraged, which vary the rooflines
and promote roof deck spaces.
Whereas some buildings may need
mechanical penthouses within this
zone, it is recommended residential
units buffer them where possible.

® Theintent is that on sloping
sites, the height shall be determined
from the highest elevation of street
frontage.

B Minimum heights are to be

maintained along key routes
and spaces to maintain uniform

10

development through a strong sense
of enclosure and continuity.

B The amount of balconies which
protrude from the building facades
is recommended to not exceed
25% of the facade areas. Recessed
terraces or balconies are excluded
from this rule. It is intended for
building mass to predominate over
balconies in terms of built form,
and for verticality to prevail over
horizontality.

B Ground floor spaces shall be

a minimum of 18 feet in height,
reflecting the appropriate scale

for storefronts within a mixed-use
district. Where residential properties
front the street, the ground floor
unit may to be elevated up to five
feet to maintain privacy within
individual units. Live/work spaces
work well in both conditions.

®  Build-to-lines are identified
according to Figure 7, Page 11, where
new building facades are shown

15 feet from existing curb lines.

This creates a sidewalk adequate

for street trees and streetscape
furniture, such as a single row of
cafe tables, plantings, public art
opportunities, etc, and is encouraged
over the 11 feet minimum width.

‘ The East Downtown PIEA Urban Design Framework

~g~ building shoulder height

Street Section: An example of 3+1 building with 15 foot wide sidewalk width.
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Street Hierarchy, Character and m  Sustainable strategies that

Sustainable Strategies improve urban stormwater
conditions are encouraged.
This Framework recommends the Permeable pavement systems are
development of a street hierarchy encouraged within the Mid-Block
which promotes a pedestrian- Connectors. These systems should
friendly environment (Figure 8, be linked to green roofs and other
Page 13): urban landscape areas, creating
the opportunity to filter water and
m  Establish streets which support reduce urban heat island effects.

retail and commercial activity. Small
retail spaces require high turn-over
on-street parking, and slow traffic
creates safer pedestrian zones.
Cherry, Holmes, Charlotte and 10th
Street form the backbone of this
proposed local street system.

m  Off-street parking should be
carefully integrated. Other than
the opportunity for parking along
the Mid-Block Connectors, all other
parking is encouraged to be within
buildings or parking structures.

®  The once-great Admiral
Boulevard should be enhanced. Due
to existing long blocks in the district,
it would be possible for the Parks
Department to improve the area by
creating safer pedestrian crossings.

B The proposed system of street
trees creates micro-climatic effects
for human comfort, while reducing
noise, adding beauty, and natural
habitats. These trees should be
consistent with the city's streetscape
standards in the Downtown
Streetscape Plan.

‘ The East Downtown PIEA Urban Design Framework

Local streets emphasize the pedestrian and semi-private spaces such as these porches in Rich-
mond, VA.
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Figure 8. Street Hierarchy Map: A robust streetscape is encouraged for the East Downtown PIEA

Urban Design Framework Area. This Plan recommends changing selected one-way streets to two-
way patterns in the future, to promote a more pedestrian friendly district.

Local example: Sidewalk width between Fourth and Fifth Street, on the west side of Delaware is a
recommended model for the East Downtown PIEA Urban Design Framework.
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Architectural Design

The East Downtown PIEA Urban
Design Framework provides a
performance-oriented approach
to architectural design to foster
innovation and creativity in design
and construction quality, in a
manner which is contemporary
yet respectful to the character of
adjacent historic districts.

B The use of building materials are
encouraged to be an extension of
the material palette of the adjacent
Government/Civic District, favoring
limestone, brick, metal and concrete
in a tan and buff color range, with
darker monochrome accents for
depth and diversity. This is intended
to complement, yet be distinct from,
the predominately red masonry
structures in Quality Hill, the River
Market, and the Garment District.
Existing structures within the East
Downtown PIEA Urban Design
Framework Plan boundaries also
consist of this color/material range.

m  Metalwork and other components
of the building arts are encouraged
to lend distinction and individuality to
building design.

B The character and scale of
buildings should reflect their internal
use, however, drastic departures
from the planned residential nature
of the area should be avoided.
Design examples to avoid include
ribbon windows or all glass solution
reminiscent of suburban office parks.

® The new buildings added to the
area should permit adaptability,
allowing for change over time. The
loft buildings heritage provide this
type of flexibility, where present and
future possibilities include office,
housing, retail or institutional use.

® Entrances to residential units,
whether single family town houses
or multi-family lofts shall have
appropriately scaled entrances on
the primary street frontage. Multi-
family structures and offices are
encouraged to entrance canopies to
protect groups entering in inclement
weather.

B The ground floors of buildings
are to be expressed with storefront
treatments using larger expanses
of glass in specific recognition of
the pedestrian zone. This includes
strong vertical patterns such as
structural bays paired with short
length awings to establish primary
and secondary rhythms at grade.

B The use of sustainable building
practices and materials beyond what
is identified in this Framework is
encouraged.

” ‘ The East Downtown PIEA Urban Design Framework

Storefronts with living above along 10th Stref
is recommended.

S = A=
Alost building from the district demonstrated
skillfull masonry detailing.

Example of a 4+1 Building.

Awnings are recommended as protection over
storefronts and entries.

Canopy protection is recommended for major
building entries.
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Typologies for the Mid-

Block Connectors ®  Some short term parking

along Mid-Block Connectors is
recommended for guests.

The Mid-Block Connector breaks
the large city block system into
manageable pieces that support
a finer grain of development.
Specifically, these achieve the
following:

m  New development may be
created with town homes facing the
Connectors, incorporating landscape
zones, and ground level parking
which is sensitively designed to
promote pedestrian activity.

®  The perimeter of adjacent Pedestrian lighting should meet LEED stan-
buildings should be public use dards.

(retail, services, assembly, daycare,
etc.), especially where indicated on
Figure 6, Page 9.

m Larger courtyard buildings
should be sized for efficient use

of underground parking, where
modularity is carried vertically
through ground floor uses to the
living units above. This simple
building modularity creates building
efficiencies that will enable quality
development.

® Permeable pavement systems
are recommended within the
Mid-Block Connectors. These
systems should be linked to green
roof and hard surface discharge
areas, creating the opportunity
to filter water and mitigate urban
stormwater runoff.

Example of a Mid-Block Connector in Portland's Signage links district with individual places. An urban grocer in the Portland Pearl District
Pearl District. with parking below grade.

URBAN DESIGN FRAMEWORK ‘ .
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An example of a Mid-Block Connector with nested townhomes and parking access; visually
terminating on a building beyond.-
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Figure 9. Mid-Block Connector Plan: The perimeter edges of buildings should be public use (retail, ~ Street trees create micro-climatic effects for human comfort, reduce noise, while also adding
services, assembly, daycare, etc.), while the connectors should incorporate landscape zones and  beauty.
ground level parking.
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Elements of The East
Downtown PIEA Urban De-
sign Framework Plan

The following guidelines are intend-
ed to convey desirable elements

of The East Downtown PIEA Urban
Design Framework.

1.1 Build-to Lines
Objective:

Buildings in the East Downtown
PIEA Urban Design District should
work together to create the street
wall effect.

Principles:

New construction and infill build-
ings must maintain the alignment
of facades along the sidewalk edge.
Exceptions may be granted if the
setback area is pedestrian-oriented
and contributes to the quality and
character of the streetscape - for
example to accomodate outdoor
dining, or an entry plaza. Seventy-
five percent of the street frontage
should meet the build-to line. In
instances where there are parking
areas or interior courtyards abut-
ting the street, the sidewalk edge
should be delineated with edge
treatment(s) that is consistent with
the streetscape theme and is in ac-
cordance to the City’s surface park-
ing lot requirements.

A minimum sidewalk width of 12 feet
from the existing curb line is ac-
ceptable, 15 feet is recommended.
An additional 5 to 10 feet setback
for town home development may

be necessary (in some designs) to
allow for front stoops, and to permit
elevating units up to five feet above
grade for privacy.

1.2 Roofs and Parapets
Objective:

Rooflines should maintain harmony
by recognizing adjacent buildings
where possible.

Principles:

Flat roofs (slightly sloped to drain)
are preferred, with parapets that
articulate the rhythm of the build-
ing massing. Parapets should be
embellished with masonry or metal
detailing and be stepped or sloped
to achieve a visually interesting yet
harmonious sequence along the
building facade.

Pitched roofs are discouraged unless
the roof form is concealed by a para-
pet or false front. Exceptions may be
when a pitched roof is used on top of
a multi-story building to help reduce
the overall height of the facade and
define the residential character of
the upper floors.

Penthouse units stepped back from
the parapet level are recommended.
In this case, parapet breaks with

guardrails may be used to increase
site lines from roof terraces.
Incorporation of “green roofs"” is
encouraged. Green Roofs with turf
and other indigenous plantings, can
greatly improve roof lifespan, create
enhanced thermal and water reten-
tion capabilities, and reduce urban
heat-island effects.

1.3 Mid-Block Connectors
Objective:

Mid-Block Connectors provide a
secondary system of movement
across blocks linking infill buildings
on the eastern district boundary
with civic, cultural, residential and
business destinations to the west.
They also create a new block form
with two scales of development on
each block, larger courtyard type
developments to the south, and
linear town home development to
the north.

Principles:

Mid-Block Connectors are recom-
mended in the Kansas City Walk-
ability Plan (Pages 122-3, Resolution
No. 030211). In accordance to this
recommendation, Mid-Block Pedes-
trian Neckdowns should be inte-
grated when street improvements are
made. By necking down the street at
pedestrian crossings, and integrating
contrasting material at the pedes-
trian crossing, a safer pedestrian
environment may be achieved.
Mid-Block Connectors within the

URBAN DESIGN FRAMEWORK

Town me developmt with at-grade c-
cess is encouraged in addition to elevated
schemes.

Mid-Block Connectors provide a secondary
system of movement across blocks.
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block interior are encouraged to
enhance the pedestrian experience
through the use of permeable pav-
ers, landscape areas, and lighting.
Town homes are encouraged to front
these areas, and automobiles activ-
ity, if allowed, should be slow moving
and not dominate the environment.

1.4 Building Heights
Objective:

New development and redevelop-
ment should complement the evolv-
ing pattern of building heights, and
support the overall vision of the
plan as described in the Building
Heights, Massing and Setbacks Plan
(Figure 7, Page 11).

Principles:

Buildings are encouraged to be no
less than two stories high. The rec-
ommended vertical element in the
District Center at 10th and Holmes
(Item 9, Figure 5, Page 7), should
be sufficiently tall to create orienta-
tion and the potential for landmark
status on the east side of Downtown.

1.5 Building Proportion and Fenes-
tration Patterns

Objective:

To encourage large, open views into
ground floor commercial and work
spaces, enhancing the pedestrian
experience by providing a visual
connection to the use and activity

18

inside the building. Upper level live/
work and commercial spaces should
have independent or shared entries
via a vestibule from the sidewalk.
On upper levels, windows should
provide privacy while aesthetically
and functionally serving the build-
ing use.

Principles:

The restoration or renovation of an
existing storefront should attempt

to return the fagade to its original
character. Preserve original materi-
als, details, shape and size of original
door and window openings. Replace
missing original elements such as
transom windows to complement
original design character.

On the upper floors of the new
structures, the windows should be
vertically oriented, except where
openings incorporate balconies or
recessed terraces. Horizontal fen-
estration schemes are discouraged,
but if used, should be the exception
rather than the rule.

A minimum of 33% of the ground
level facade and sides of buildings
adjacent to public right of ways
should be transparent (windows and
doors). A minimum of 20% of the
building's rear fagade facing a public
right of way, Mid-Block Connector,
parking area or open space is en-
couraged to be transparent. Reflec-
tive glass is discouraged, and glass
tinted more than 40% is discour-
aged.

‘ The East Downtown PIEA Urban Design Framework

1.6 Material and Detailing
Objective:

Rehabilitation or redevelopment
projects should be constructed to
be long lasting and use materials
and detailing that maintains the
desired contemporary character
and harmony of the East Downtown
PIEA Urban Design Framework Area.

Principles:

Durable materials such as brick,
stone (including cast stone) and
metal panels are encouraged to be
used as the primary building materi-
als. Tile, stone, glass block, copper
flashing, metal and wood are encour-
aged to be considered for accent
materials. A high level of design and
architectural detail is encouraged.

At rear secondary entrances, the
primary materials should be used in a
way that highlights the entrance.

Infill construction is encouraged to
reflect some of the detailing of sur-
rounding buildings in window shape,
profile, operation and proportions,
cornice lines, important horizontal
datum and brick work.

Building renovation and alterations
should restore architectural details of
cornices, brickwork, transom, display
windows and bulkheads.

Materials that attempt to mimic tra-
ditional materials (an example would
be fiberglass or PVC panels that are

= e A )
pu———

An example of gound floor live/work s;;aces
with commercial type storefronts and vertical
windows above.

An example of quality building materials in
Charlotte, NC.
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molded to look like brick or stone)
are not permitted. Painting previ-

ously unpainted brick is discouraged.

Recommended:

+ standard brick

* stone

* cast stone

» metal panels

« decorative iron fencing

+ glazed or ground face concrete
block

« integral colored stucco

Discouraged:

* grey concrete block

* oversized brick

« exterior insulation and finish
system

« interlocking concrete block
retaining walls

« vinyl siding and fencing

1.7 Color
Objective:

To encourage a varied but compli-
mentary use of color.

Principles:

The colors of buildings are en-
couraged to complement the his-
toric buildings in the adjacent Civic
District. The color of brick or other
natural building materials should
dictate the overall building color
family choice. Bricks in earth tones
are encouraged. The accent colors

should complement the primary
building material color.

1.8 Landscaping
Objective:

Landscaping treatments should be
used to enhance the public realm,
improve the pedestrian experience
by the creation of color, texture,
shade and movement. It should
also be used to complement archi-
tectural features and screen utility
areas. Landscaping also provides
shade and creates bio-climatic
conditions which reduce heat-island
affects.

Principles:

Street trees and landscaping of mid-
block connectors is encouraged. The
use of flower boxes, planters and
hanging flower baskets is encour-
aged at hard paved areas.

Street tree selection should be
coordinated with the Department of
Parks and Boulevards and the City
Forester of the Public Works Depart-
ment, and cross referenced with the
Downtown Streetscape Plan.

1.9 Screening

Objective:

Utility areas and mechanical
equipment should be located and

screened so that they do not de-
tract from the aesthetic appeal of

the district.
Principles:

The screening of exterior trash and
storage areas, service yards, load-
ing areas, transformers and air
conditioning units must use the
same materials, color and/or style as
the primary building in order to be
architecturally compatible with the
building it is adjacent to. If the utility
area is separate from the building

it serves, it should be consistent
with the streetscape theme. All roof
equipment must be screened from
public view.

All exterior trash and storage areas,
service yards, loading areas and air
conditioning units must be screened
from view. Camouflaging air condi-
tioning units is an acceptable screen-
ing method.

Screening of elements should not
provide a refuge for undesirable
threats. Therefore screening should
provide some degree of transparency
to discourage criminal activity.

1.10 Streetscape
Objective:

The streetscape should be uniform
so that it acts to provide a sense

of identity for The East Downtown
PIEA Urban Design Framework, and
is in compliance with the Downtown
Streetscape Plan.

URBAN DESIGN FRAMEWORK

An example of varied but complimentary use
of color.

An example of unconventional but artistic
screening in downtown Healdsburg, CA.

An example of a courtyard buil&ihg with
garden wall street edge.
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Principles:

When making improvements to pri-
vate property, including the addition
of benches, trash receptacles, fenc-
ing, bike racks, or trash enclosures,
owners should match or comple-
ment the approved Plan Streetscape
for these elements.

When a redevelopment project dis-
turbs existing streetscape elements
those items must be replaced with
approved Downtown Streetscape
Plan elements.

1.11 Lighting
Objective:

Site lighting design should provide
a sense of safety and security while
reducing excessive light levels, light
trespass, and glare.

Principles:

Full cut-off fixtures, mounting
heights, and shielding should be
utilized to effectively control glare
and light trespass especially into
residential units.

Any exterior lighting designs shall
take into account all existing and
planned exterior lighting sources.

Architectural lighting, if proposed,
should only be utilized to highlight
special features. Lighting of expan-
sive wall planes and roofs or the use
of architectural lighting that results

in “hot spots” should be avoided.
Exceptions are artistic lighting
designs produced in collaboration
with artist/architect teams. In these
cases, however, sensitivity to the
intent of light pollution principles
should be demonstrated.

Landscape lighting should only be
utilized to accent landscaping, point
away from the property line, and fix-
tures shall contain extension shields
in minimize glare and light source
visibility.

The use of lighting should be inte-
grally designed as part of the urban
environment and should reflect a
balance for the lighting needs for
contextual ambient light level and
the surrounding nighttime charac-
teristics of the district. Follow and
meet the City’'s guidelines. Recom-
mended light level guidelines and
uniformity ratios established by the
[llumination Engineering Society of
North America (IESNA), in the IESNA
Lighting Handbook (current edition),
may be used as a reference when
determining appropriate lighting de-
sign solutions. Recommended Main-
tained Foot-candles (based on IESNA
RP-20-98) (horizontal fc measured
at grade) is an average of 2.5, and a
maximum of 10.

Lighting designs should be designed
to minimize glare and light trespass;
optimize energy conservation, and
to maintain dark skies. The lighting
designers should consider automatic
or timed control systems that reduce

‘ The East Downtown PIEA Urban Design Framework

light levels during periods of reduced
street activity and building activity.
Recommended Light Trespass Limi-
tations: Ambient Light Level foot-
candles (IESNA RP-33-99 vertical fc
measured 6' above grade at property
line) is 1.5.

112 Parking and Access
Objective:

Parking in the East Downtown area
should adequately serve the users
without detracting from the com-
pact design that makes it a success-
ful urban district.

Principles:

Off-street parking should be located
in the rear of buildings, or in appro-
priately designed parking garages
fronting the street.

Parking lots should be in the interior
of the blocks. Parking structures are
encouraged to use the multiple story
"“wrapper building” typology (occu-
pied spaces face the street). If thisis
not possible, and parking structures
occupy primary street frontage,

then 75% of the frontage of garage
structures should be devoted to
public use, such as lease or live/work
spaces. Transparency of ground floor
retail should be a minimum of 50%
of the required frontage.

Examples of lighting for urban environment,
with cut-off shields to focus light down.

An example of a compact parking arrange-
ment along a Mid-Block Connector.

Parking is buffered by an architectural screen
wall.
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113 Awnings
Objective:

To enhance the pedestrian feel of
streetscapes while providing sun
protection for display windows,
shelter for pedestrians, and a sign
panel for businesses.

Principles:

Retractable or operable awnings are
encouraged. Long expanses of aw-
ning should be broken into segments
that reflect the door or window
openings beneath them.

Awnings should not extend across
multiple storefronts and/or multiple
buildings. Awnings should be con-
structed of durable, protective, and
water repellant material, however,
plastic or fiberglass awnings are
strongly discouraged. Backlight-
ing or illuminating awnings is also
strongly discouraged. Awnings
should project a minimum of 36"
from the building. Open ended and
retractable awnings are encouraged
as the most desirable type.

Signage on awnings should be dis-
crete and secondary in nature. More
detail is included in the following
signage principles.

1.14 Signage
Objective:

Signage should provide advertise-
ment of local services or needs,
such as business identification or
leasing signs for property within
the district. Wayfinding, interpreta-
tion and building identification is
encouraged to be provided. Adher-
ence to good signage practices

will enhance the overall image and
sense of place as well as contrib-
ute to the economic vitality of the
East Downtown PIEA Urban Design
Framework District.

Principles:

Signage should be visible but fit
appropriately with building architec-
ture.

Commercial signage should be
designed for the purpose of identify-
ing a business location in an attrac-
tive and functional manner, rather
than to serve primarily as general
advertising for business or product
advertising.

Signage is encouraged that is cre-
ative and uses innovative approach-

es within this established framework.

Sign materials should be comple-
mentary and consistent with archi-
tectural materials.

Individual storefront/shop signage
at entries should be encouraged at

a pedestrian scale, such as hanging
signs under eaves, awning signs and
building mounted signs.

Signage should be ground-lit or
otherwise washed with light from a
concealed light source.
Pole-mounted signs are discouraged.

Permanent billboards are discour-
aged.

Internally lit cabinet-type signs are
discouraged.

Monument signs, frequently attrib-
uted to suburban sites, are discour-
aged.

Storefront/Shop signage:

+ Indirect illumination is preferred.

+ Sign area and intensity as per Mu-
nicipal code.

* [lluminated signs must be off after
hours of operation.

Regqulatory signs on private prop-
erty:

» Opaque signs limited to a maximum
of 18 inches by 24 inches only.

+ One is permitted at each entrance/
exit.

* Must be mounted at a finished
height no higher than 5 feet.

URBAN DESIGN FRAMEWORK ‘
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Projecting Signs (Blade Signs)
These are affixed to the face of a
building or structure and project in a
perpendicular manner more than 12
inches from the wall surface of that
portion of the building or structure
to which it is mounted. Projecting
signs are strongly encouraged and
should be carefully designed to
reflect the character of each build-
ing and business as well as fitting
comfortably with other adjacent
signage.

The design of the sign should
consider visually interesting ele-
ments such as square or rectangu-
lar shapes with painted or applied
letters, two or three dimensional
symbols or icons, irregular outlines,
and/or internal cut-outs. Projecting
signs shall be small in scale and pro-
vide a minimum vertical clearance
of 8 feet along pedestrian areas.
Projecting signs shall be oriented to
pedestrians passing on the sidewalk
in front of the buildings rather than
to automobiles or pedestrians on the
far side of the street.

Mounting hardware should be an
attractive and integral part of the
sign design. Simple round pipe
brackets with plugged ends or added
decorative end elements are gener-
ally appropriate for signs. However,
metal brackets of a more decorative
and complex shape are encouraged
where appropriate to add to the
character of the building.

Marquee Signs

These are projecting signs attached
to or supported by a permanent can-
opy often made of metal and glass.
Marquee signs are to be installed on
buildings occupied by theaters, cin-
emas, performing arts facilities, and
parking structures. The sign copy of
marquee signs should be limited to
include only the facility's name and
changeable copy related to current
and future attractions. The facility
name portion of the sign should not
exceed 40% of the total sign area
and the changeable copy portions of
the sign should not exceed 80% of
the total sign area.

Wall Signs

These are to be mounted flush and
fixed securely to a building wall,
projecting no more than 12 inches
from the face of a building wall, and
not extending sideways beyond the
building face or above the high-

est line of the building to which it

is attached. Wall signs should be
located on the upper portion of the
storefront, within or just above the
storefront opening. The length of the
sign should not exceed the width of
the storefront. Wall signs shall be
placed within a clear signable area.
Signable areas are defined as an ar-
chitecturally continuous wall surface
uninterrupted by doors, windows

or architectural detail. Wall signs
shall not exceed the City's standard
of 10% of the building facade (the
exterior walls of a building exposed
to public view). Wall signs should be
mounted in locations that respect

‘ The East Downtown PIEA Urban Design Framework

the design of a building, including the
arrangement of bays and openings.
Signs should not obscure windows,
grille work, piers, pilasters, and orna-
mental features. Typically, wall signs
should be centered on horizontal
surfaces (i.e., over a storefront open-
ing). Wall signs should be designed
to be compatible with the storefront
in scale, proportions, and color.
Signs should be designed to create a
clearly defined edge, provide shadow
relief, and a substantial appearance.

Window Signs

These are signs that are painted,
posted, displayed, or etched on an in-
terior translucent or transparent sur-
face, including windows or doors. This
type of signage generally contains
only text but in some circumstances
can express a special business per-
sonality through creative graphic
logos or images combined with color.
Window signs shall not exceed 15% of
the window area so that visibility into
and out of the window is maintained.
Window sign copy should be applied
directly to glazed area. Window signs
should be created from high-quality
materials such as paint, gold-leaf,

or neon. Other appropriate window
signs include sandblasting or etched
glass. Window signs should be ap-
plied directly to the interior face of
the glazing or hung inside the win-
dow thereby concealing all mounting
hardware and equipment. Well-de-
signed window graphics should be
used in the construction of the sign
to attract attention but still allow
pedestrians to view store interiors

‘ CITY PLANNING AND DEVELOPMENT DEPARTMENT, KANSAS CITY, MISSOURI
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Plague Signs

These are small versions of Wall
Signs that are attached to sur-
faces adjacent to shop front entries.
Plague signs should be located only
on wall surfaces adjacent to ten-
ant entries. Plaque signs should

fit within an imaginary rectangle
with a maximum area of 2 square
feet. Limit plaque sign projections
from wall surfaces to a maximum of
2 inches. Signs should include the
business name and a business logo.
Plague signs are encouraged to
include unique designs or other visu-
ally stimulating decorations includ-
ing an unusual outline shape.

Tenant Directory Signs are used to
identify multi-tenant buildings and

s
& - el

businesses that do not have direct . ; - :
frontage on a public street. Tenant Signage on or behind glass should not hinder visibility. An example of a tenant directory sign that
directory signs should be construct- relates to the architecture of the building.

ed and oriented to the pedestrian.
Tenant Directory signs should be
mounted flat against a solid wall.
The maximum sign height, including
the sign base, should not exceed 6
feet. The sign copy may include the
following: building or project name,
project logo, address, business ten-
ant names, and suite numbers or let-
ters. Tenant Directory signs should
be constructed out of materials that
compliment both the building struc-
ture and its use.

URBAN DESIGN FRAMEWORK ‘
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Existing Building Survey
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600 E 11TH STREET

American Bail Bonding Co.

Number of stories: 1, basement
Floor to ceiling height: 9’

Dimensions/area per floor:
128" x 49" = 6,272 s.f.

Total building area: 12,544 s.f.

Exterior wall materials: brick

P81 019 CHERRY

K.C. Fire Brigade Museum

Number of stories: 2
Floor to ceiling heights: 12

Dimensions/area per floor:
101" x 42" = 4,242 s.f.

Total building area: 8,484 s.f.

Exterior wall materials: brick

600 E 11TH STREET

Cherry Street Inn Motel

Number of stories: 5 story section,
3 story section, 1story reception
Floor to ceiling heights: 8’

Dimensions/area per floor:

5 story, 64" x 48 = 3,072 s.f.x5
stories = 15,360 s.f.

3 story, 273" x 62" =16,926 s.f. x 3
stories = 50,778 s.f.

1story, 50" x 27" = 67,488 s.f.

Total building area: 66,138 s.f.
Exterior wall materials: concrete,

exterior insulation and finish sys-
tem

EM606 E 9TH STREET

Blackstone Hotel

Number of stories: 4

Floor to ceiling heights: first floor
11, upper floors 9’

Dimensions/area per floor:
76" x 40" + 49" x 41' = 5,049 s.f.

Total building area: 20,196 s.f.

Exterior wall materials: brick

URBAN DESIGN FRAMEWORK ‘
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4 BLAEKSTDNE PARKING

Number of stories: 1
Floor to ceiling height: 11"

Dimensions/area per floor:

133" x 49"+ 79" x 48" + 49" x 38' =
12171 s.f.

Total building area: 12,171 s.f.

Exterior wall materials: brick

EM610 E 9TH STREET

Number of stories: 1
Floor to ceiling height: 11"

Dimensions/area per floor:
100" x 52" = 5,200 s.f.

Total building area: 5,200 s.f.

Exterior wall materials: brick

‘ The East Downtown PIEA Urban Design Framework
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C@612 E 9TH STREET

Missouri Senior Citizens LLC

Number of stories: 3, basement
Floor to ceiling heights: 9

Dimensions/area per floor:
96’ x 39' = 3,744 s f.

Total building area: 14,976 s.f.

Exterior building materials: painted
brick

7/ OUTSIDE BOUNDARY

Old St Patrick's Church

KC's oldest church, erected 1875,
still in service

Dimensions/area: 68’ x 116' = 7,888
s.f.

Total building area: 7,888 s.f.

Exterior building materials: brick,
stone
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=600 E 8TH STREET

Metropolitan Condo

Number of stories: 14
Floor to ceiling heights: 9’

Dimensions/area per floor:
215" x 113" = 24,295 s.f.

Total building area: 340,130 s.f.

Exterior wall materials: brick

EM700 E 8TH STREET

University Tower

Number of stories: 14
Floor to ceiling heights: 9’

Dimensions/area per floor:
218" x 80" = 17,440 s.f.

Total building area: 244,160 s.f.

Exterior wall materials: brick

821 E ADMIRAL BLVD

Kansas City Regional Center

Number of stories: 2
Floor to ceiling heights: 9’

Dimensions/area per floor:
194" x 77" =14,936 s.f.

Total building area: 29,872 s.f.

Exterior wall materials: glass, brick

777 ADMIRAL BLVD

SMACNA

Number of stories: 1
Floor to ceiling heights: 11’
Dimensions/area per floor:
60' x 76' = 4,560 s.f.

Total building area: 4,560 s.f.

Exterior wall materials: exterior
insulation and finish system

URBAN DESIGN FRAMEWORK ‘
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I480 1 CHARLOTTE 889 CHARLOTTE

IR=3190 1 CHARLOTTE IB=19 29 HOLMES

Number of stories: 2, access on Number of stories: 1 JE Dunn JE Dunn

adjacent roof deck Floor to ceiling heights: 9

Floor to ceiling heights: 9 Number of stories: 1 story section Number of stories: 1

Dimensions/area per floor: (existing building), 2 story section Floor to ceiling height: 11’

Dimensions/area per floor: 85" x 90' = 7,650 s.f. (addition)

120" x 48" +167' x 162" + 97" x 11" + Floor to ceiling heights: 8', 9', 11", Dimensions/area per floor:

84' x 44" - 85" x 90' = 29,927 s.f. Total building area: 7,650 s.f. 20’ 88' x 37" = 3,256 s. f.

Total building area: 59,854 s.f. Exterior wall materials: concrete Dimensions/area per floor: Exterior wall materials: brick, glass
2 story, 10" x15" + 27" x 63"+ 75" x

Exterior wall materials: brick 74"+ 4'x54"+6'x 8 =7665s.f.

x 2 stories =15,330 s.f. +10" x 54’
cantilever =15,870 s.f.
1story, 84" x 50" = 4,200 s.f.

Total building area: 20,070 s.f.

Exterior wall materials: brick, glass

‘ The East Downtown PIEA Urban Design Framework
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Ilc19 15 CHARLOTTE

929 HOLMES IR=]© 15 CHARLOTTE I8=]1 000 CHARLOTTE

National Exterminating Co. JE Dunn National Exterminating Co. Della Lamb Charter School
Number of stories: 2 Number of stories: 1 Number of stories: 1 Number of stories: 2
Floor to ceiling heights: 9 Floor to ceiling height: 11’ Floor to ceiling height: 9’ Floor to ceiling height: 14', 9’
Dimensions/area per floor: Dimensions/area per floor: Dimensions/area per floor: Dimensions/area per floor:
63" x 17" =1,071s.f. 255' x 128" -21'x 42" + 41" x 6' = 55'x 27" = 1,485 s.f. 97' x 97" = 9,409 s.f.
32,004 s.f.
Total building area: 2,142 s.f. Total building area: 1,485 s.f. Total building area: 18,818 s.1.
Total building area: 32,004 s.f.
Exterior wall materials: stone, glass Exterior wall materials: painted Exterior wall materials: brick
block Exterior wall materials: brick stone

URBAN DESIGN FRAMEWORK ‘
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801 E 10TH STREET

Southwestern Bell Telephone Co.

Number of stories: 1, basement
Floor to ceiling height: 9

Dimensions/area per floor:
124" x 39" = 4,836 s.f.

Total building area: 9,672 s.f.

Exterior wall materials: brick, glass,
metal

FARS00 E 10TH STREET

All Seasons Heating and Air Condi-
tioning - for sale

Number of stories: 1
Floor to ceiling heights: 9

Dimensions/area per floor:
94' x 60' = 5,640 s.f.

Total building area: 5,640 s.f.

Exterior wall materials: brick

‘ The East Downtown PIEA Urban Design Framework

F¥4808 E 10TH STREET

Cordon Building - for sale

Number of stories: 2
Floor to ceiling heights: 9

Dimensions/area per floor:
37" x 69" =2,553 s.f.

Total building area: 5,106 s.f.

Exterior wall materials: brick

703 E 10TH STREET

Wiltshire Apartments

Number of stories: 4

Floor to ceiling heights: first floor
11", upper floors 9’

Dimensions/area per floor:
125" x 42' = 5,250 s.f.

Total building area: 21,000 s.f.

Exterior wall materials: brick

‘ CITY PLANNING AND DEVELOPMENT DEPARTMENT, KANSAS CITY, MISSOURI
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East Downt own Pl EA Urban Desi gn Gui delines
Consul tant Advi sory Conmittee Meeting
Met ropol i t an Condomi ni uns
Thur sday, June 30, 2004

MEETI NG ATTENDEES:

Devel opnent Initatives

Chris Sally 816- 808- 9848
Muni ci pal Arts Conmi ssion
Porter Arneill 816-513- 2538

porter _arneill @cno.org
Reece and Nichol s
Kati e Heschmeyer 816- 810- 6456
kati e@ eeceandni chol s. com
Wat ki ns Real Estate
Kel li Cochran 816-421-1130
kel I'i @vat ki nsrel. com

csally@li - kc. com

City Planning and Devel opment Departnent, Kansas Cty, MO

Brad Wl f 816-513-2901

Kevi n Kokes 816-513- 2828
kevi n_kokes@cno. org

Triveece Harvey 816-513- 2840
triveece_harvey@cno. org

Debra Snith 816-513-2841
debra_sm t h@cno. org

John DeBauche 816-513-2869

Met r opol i tan Condoni ni uns

George W Pritchard 918-645-7498

bradl ey _wol f @cnp. org

j ohn_debauche@cno. org

TomKnittel facilitated the nmeeting and began by asking
neeting attendees to introduce thensel ves.

Knittel facilitated the neeting and presented a power point
presentation (see attached) in order to:

1: Explain the Goals of Wrkshop.

A UDF (Urban Design Franework) is a docunent which
descri bes how pl anning and urban desi gn strategies
and principles can be inplenented in urban areas
where there is a need to pronote and coordinate
change.

To produce an Urban Design Franmework Plan, infornmed
by a diverse group of |eaders and stakehol ders.

The Advisory Conmittee is intended to be a resource
for the Consultant, and is independent of the City
Devel opnent and Pl anni ng Departnent.

An Urban Design Framework is a vehicle to help a
comunity to set an overall direction for a
particular place or locality. Recommendati ons are
fed into capital budgets, guidelines and zones for
i mpl enent ati on.

An Urban Design Framework differs froma strategic
plan, or a master plan: it conbines the direction-
setting and coordination aspects of strategic

gpritchard@retropolitancondo.com
Al an Waterman 816-221-1877

awat er man@ret r opol i t ancondo. com
BNI M Architects
Ci ndy Frewen 816- 783- 1570
Tom Kni ttel 816- 783- 1590
Chri stina Assmann 816- 783- 1632

planning with the detailed and practical design
process of a naster plan, in three dinensions.

Unli ke a master plan, which only gives a final
vision for how an area will develop, an Urban Design
Framewor k shoul d provide flexibility by identifying
key principles rather than finite solutions. It is
not a fixed view of the future nor is it a land-use
report. It includes a design vision for how a place
m ght devel op and shoul d include sufficient detail

at key locations so

that the vision can be tested for econonic and
functional viability.

cfrewen@ni m com
tknittel @ni mcom
cassmann@ni m com




2:

Provi de the Project Background:
Cbj ectives

Under st and exi sting conditions, policies and
pl anning to date

Consi der history, what makes this area uni que?

What are the attributes of successful m xed-use
urban nei ghbor hoods: Case Studies

VWhat about Sustainability?

VWhat are the Strengths, Waknesses, Cpportunities
and Threats within and beyond the project area?

Scope

Set backs, massing, building proportions,
architectural character, awnings and setbacks,

si gnage, screening, |lighting, |andscaping, |inkages,
access, parking

Boundari es

Bl ocks between 11'" and 7'M Street, from Cherry to
Charlotte, plus two areas in the north

Pl ans and significant influences within the region

What is the housing market?
What does the housing narket need to help build a
robust climate for change?

Explain of the Historic and Existing Conditions of
the Area: Activities and events, Econom c
activities, Mvenent Patterns, Urban Form

Provi de Exanpl es and Case Studies From O her
Conmuni ti es.

SWOT Analysis: Wrk with the Citizen Advisory
Committee to ascertain the Strengths, Waknesses,
Opportunities and Threats of the project and
adj acent areas.

6: ldentify and Summarize Key |ssues and Action
Strat egies.

SWOT DI SCUSSI ON

At the conclusion of the power point presentation, Knittel
| ed a discussion of the areas Strengths, Waknesses,
Opportunities and Strengths with the menbers of the
Consul tant Advisory Goup. The following is a summary of
the results of that dial ogue:

Area Strengths:

Kokes listed the followi ng strengths for the area:

1. Its central location in the netropolitan
area

2. Being on the local street grid

3. Due to its many vacant lots denolition costs
can be m ni nal

4. The areas vacant |land increases the
opportunity to devel op conprehensively

5. The large enployers that are in close
proximty to the district nmake it an
attractive |ocation.

6. Its proximty to the KCATA' s upcoming rapid
bus transit I|ine.

Cochrane listed the area’s strengths as its high
visibility within the netropolitan area and the
existing physical infrastructure.

Wl f feels that the Della Lanb School is a positive
factor and said future devel opnent should pronote
ot her “people oriented” activities into the study
ar ea.

Sally explained that the relatively | ow cost of |and
as conmpared to the “A” market areas within the
Downt own i s strength.

Waterman nentioned the areas existing affordabl e
housi ng for perspective residents. This includes
both rental and owni ng opportunities.

Arneill feels that the sports activities occurring
in Ilus Davis Park and the activity associated with



Della Lanb School create a positive energy for the
ar ea.

Pritchard |ikes the urban environnent of the area
and its residential affordability.

Area Weaknesses:

Sally explained that this is not an ‘A nmarket and
it will be tough to attract developers into this
area without the presence of many tax incentives.
He al so nentioned the presence and questionabl e
activities associated with the Cherry Street Hotel
and the transient traffic as weaknesses.

Cochrane agrees that the transient traffic is a
probl em bot h because of crine and negative
perceptions that outsiders have toward the area.

Kokes feels that the east edge of the district is a
weakness because of the noise associated with the
interstate highway and the lack of transition
between the district, the highway, and points east.

DeBauche nentioned the |ack of common ownership on
sone of the blocks as a problem He added that many
of the newer buildings seened to be devel oped with a
“bunker mentality” — being designed as fortresses to
keep things out. He explained that future

devel oprment shoul d be oriented toward the street.

Smith explained that although this area is within
the Downtown Loop, it doesn't feel as if its part of
the Downtown. She added that new devel opnment shoul d
strive to create a “sense of community” that
connects to other areas of the Downtown and adj acent
nei ghbor hoods.

Heschrmeyer feels that even if you do inprove the
area, it will be difficult to attract famlies due
to the areas schools. She thinks that there needs
to be nore schools in addition to Della Lanb and the
devel opment of safe places for children to use.

Arneill explained that the area doesn’t feel safe to
himand it appears to be a forlorn and forgotten
portion of the City.

Harvey shared her experience as a past resident and
feels that attention needs to be paid to the safety
issues and anenities for residents. She said that

when she wal ked in this area she had to think about
her surroundings from honme to work.

Waterman thinks that this area is not a priority for
police and feels that things that are not allowed in
sone areas of the city are ignored here. He feels
this mght be ending once new residents from The

Vi ew, The Metropolitan Condomni niuns and The
University Towers are in place.

Area Qpportunities:

Sal |y expl ai ned because this area is not an “A’
market area, it is likely that there will be
opportunities to create affordable housing. He
feels that a nunber of progranms such as the Low

I ncome Housing Tax Credit could be a positive tool
for the areas devel opnent. He also feels that the
City will have to be a major player in the
redevel opment of the area to assist developers in
everything from parking to property assenbly.

Smith feels that parking for new devel opnent shoul d
be designed as m xed-use structures. This could
include street level retail or office and/or

resi dential above parking.

Arneill tal ked about attracting groups that wll
bring life to the area such as artists in live/work
situations, places to take classes, recreational
sports for adults (i.e. Frisbee golf) restaurants
and non-profit organi zations. He feels that this
will help to give the area a new sense of place and
vitality because people will be around the area
after 5 p.m

Arneill also spoke about nmaking the area nore

wal kabl e, connecting it to the “positive” things
happening in the area. Things |ike public art and
designing parking lots so that people can cut
through them were ideas to make this inprovenent.



Kokes spoke about the need for new devel opnent to
create a strong edge on the periphery of the
district. This edge should serve as a gateway
entrance and should work to tie it into the fabric
of the remminder of the community. He also feels
that |lack of developnent in the area is an
opportunity because there is a “blank slate” from
which to build upon. He believes new devel oprment
shoul d be oriented toward the street to help build
comuni ty.

Wat erman sees the avail abl e housing as a draw for
many different types of homeowners. These
homeowners will help to create a stronger area
presence and will be an indication of the ongoing
investnment into the area which may neke it nore
attractive to future devel opers.

Pritchard also feels the affordability for ownership
wi Il be positive and hopes that this new activity
will cause the Gty and/or devel opers to add
anenities.

Area Threats

There seened to be a general consensus of the threats and
they were repeated throughout the discussion. The main
things identified include:

e Activities occurring at and negative
perceptions relating to the Cherry Street
Mot el .

e« The honel ess popul ati on novenent across the
district and the possibility for negative
confrontation with them

e A general perception that this is not a safe
area of the Gty.

e Problens related to trash and mai nt enance
issues related to both private property and
infrastructure.

CLOSI NG STATEMENTS: At the conclusion of the neeting,
participants were asked to list their nunber one priority
or thought for the area.

Chris Sally: The Cherry Street Mtel obstacle needs
to be renoved.

Porter Arneill: The areas perception could be changed
qui ckly through tenporary initiatives such
as a public art program It is inportant to
involve the art community early!

Brad Wl fe: New devel opment shoul d work to inprove
connectivity, both visually and physically,
to the remai nder of the community.

Kati e Heschreyer In order to understand how to nake the
area successful, you need to understand the
peopl e who are now noving here. There
shoul d be a focus group with Metro Condo
buyers exam ning their hopes/dreans, notives
for the future of the area.

John DeBauche Devel opment shoul d be | ooked at as occurring
increnentally and we should stress quality
over quantity.

Kel l'i Cochrane: We nust develop at increased densities
and pay particular attention to the areas
pedestrian environnment

Kevi n Kokes: Future devel opnent shoul d have an outward
oriented design and not the current “bunker
mentality.”

Triveece Harvey: The area shoul d be designed to nmexinize

eyes on street in order to create a safe
envi ronnent

Debra Smith: Tie objectives with inplenentation
strategies.

George Pritchard: The perspective of Metro Condo buyer is
that it is affordable with nore risk, but
they are optimstic.



Al an Wat er man:

Chri stina Assmann:

STRENGTHS

WEAKNESSES

OPPORTUNI TI ES

This area needs to be a defined nei ghborhood
to help it create its identity with the
remai nder of the city.

We need to create a center for the

district.

VVYVYVYY \ A7 vV VvV VVVYVVVYYVY

A\

VVYVYVY

Flip Chart Notes

Connect ed

Exi sting street grid

Site cl eared

Great infrastructure in place

Strong enpl oyment center

Ent ert ai nment

700 units within 3 block radius:
Metropolitan Condo + east + north

Easy hi ghway access

Bus Rapid Transit (planned two bl ocks west
al ong OGak Street)

Sports activities starting to happen @
Davi s Park

Not an ‘A market

East edge: limt to view, high noise
factor

Not under conmon owner ship

Lack of nmintenance

Bunker nentality

Separate + undefi ned

Exi sting office uses need nore parking
No school except ‘Della Lanb’

Low | ncone Housing Tax Credit (34 — 36.000
$ threshol d)

Nei ghbor hood Preservation

Parking will inprove

‘Create a district’

Take advant age of nomentum

O fice as buffer on east edge

Live + work opportunities

Need TIFF and PI EA for garages

Create opportunities for Not For Profits
Learning center would add vitality

YV V VY

THREATS

Cherry Street Mtel

Hormel ess popul ati on novenent across site +
confrontation

» Perception of crime > fear

» Trash, bottles + drugs

vV VvV

NEXT STEPS

City to acquire Cherry Street Motel — needs to step
forward — ‘3 nmillion $

TI FF coul d pay back

City needs to create affordable housing incentives
Look at rental opportunity — naster reality: ‘property
i s going Condo’

Think ‘increnmental’ devel opnent

Think ‘Retail follows rooftops’

Involve artists early

SUGGESTI ONS

Single story buildings could be transfornmed into art
st udi os

M d-bl ock circul ati on, greenways

Easy pedestrian pass ways

B.R T. — special bus routes for events

Flexibility for a range of densities

Once credibility is established, fanmilies would be
willing to nove in



East Downt own Pl EA Urban Design Cuidelines
Consul tant Advisory Committee Meeting
J.E. DUNN
Tuesday, July 13, 2004

MEETI NG ATTENDEES:

PI EA

Sarah Bradl ey 816-474- 2227
sar ahbr adl ey @KCFTZ. com

Devel oprment Initiatives

Chris Sally 816- 808- 9848 csal |l y@li - kc. com
Muni ci pal Arts Commi ssion
Porter Arneill 816-513- 2538

porter_arneill @cno.org
Reece and N chol s

Kati e Heschmeyer 816-810- 6456 kat i e@ eeceandni chol s. com
Wat ki ns Real Estate

Kel I'i Cochran 816-421-1130 kel I'i @vat ki nsrel.com
City Planning and Devel opnent Department, Kansas Gty, MO
Triveece Harvey 816-513-2840 triveece_harvey@cno.org
John DeBauche 816-513- 2869 j ohn_debauche@cno. or g

Met ropol i tan Condomi ni uns
Al an Wt er man 816-221- 1877
awat er nen@ret r opol i t ancondo. com

JE Dunn

Steve Dunn 816- 391- 2525 st eve. dunn@ edunn. com
BNIM Architects

Ci ndy Frewen 816- 783- 1570 cf rewen@ni m com
Tom Knittel 816- 783- 1590 tknittel @ni mcom
Christina Assmann 816-783- 1632 cassmann@ni m com

Tom Kni ttel began the neeting by sunmarizing the results
fromthe first workshop that was held on June 30, 2004. He
asked the participants to review the notes fromthat
neeting and provide comments. No coments were offered.
He then continued by expl aining the purpose of the East
Downt own Pl EA Urban Design Quidelines. He then led the
Consul tant Advi sory Committee (CAC) through a power point
presentation and subsequent discussion that was neant to
provide himw th enough input to conplete a draft of the
guidelines. (See Attachment 1).

In general, the power point presentation covered the
foll ow ng issues:

1: Concepts and Pl anning Principles
Condi tions anal ysis:
- Vehicular Grculation and Transit
- PEDSHED (Pedestrian Catchnent Area)

- Physical Barriers, Boundaries and H gh Security
Zones

- Parks and Opens Spaces
- Existing Buildings
- Historic Assets

- Future Land Use: Downtown Land Use and
Devel opnent Plan, April 2003

- Plan Priorities: Downtown Land Use and
Devel opnent Plan, April 2003

2: Materials, Forns and Feat ures:
Pl anni ng Principl es
e Streets as the Primary Public Space
e Places to walk for |eisure and enjoynent

¢« Provide physical confort



¢« Are well defined vertically and horizontally

¢ Mintain transparency, especially at the
street |evel

Set backs, or How Buil di ngs Engage the Street

e Setbacks shall encourage pedestrian activity,
safety and confort

e Sidewal ks, Street trees which provide canopy
and fram ng of storefronts

Massi ng and Proportion
e Conpl emrentary massing nmakes better streets
e Gound floor 12 to 16 foot high

Secondary Movenent Systens

Fenestrations Patterns and Protrudi ng Features

* Fenestration patterns should describe spaces
wi thin buildings. Special fenestration patterns
shoul d be reserved for special activities,
architectural features or key locations in the
district.
Publ i c Spaces, Sem -Public Space
Architectural Character — old and new

The I mportance of Creating “a center” for the
district

Par ki ng and Access
Landscapi ng and Screeni ng
Li ghti ng

Awni ngs and Canopi es

Si gnage and Wayfi ndi ng

Near the conclusion of the presentation, Knittel
shared three urban visions for the future of the
area. |t was explained that these concepts were not
meant to be taken literally, but rather they should
serve as an illustrative exanple of how the concepts
di scussed during the process could be applied to the
study area:

e Option A
e Option B
e Option C

Ceneral Di scussion:

During the presentation, the CAC nmenbers shared the
foll owi ng opini ons:

Steve Dunn discussed the City of Portland, Oregon as an
exanpl e of the level of quality that we should aspire to
achi eve.

Knittel shared that utilizes best nmanagenment practices
(i.e. Green Buildings) and devel ops at a high devel opnent
density.

Tal ki ng about vehicular circulation, Porter Arneill raised
the question of changes on |-70. G ndy Frewen responded by
expl ai ning that the one-way-street situation at 10'" Street
woul dn’t be a problemsince it wouldn’t be a matter of a
hi ghway access any nore.

Steve Dunn questioned the value of the apartnent buildings
identified as “contributing historic buildings” by the
Consultant. He feels that they appear to be in bad shape
and stand in the way of “the highest and best use” of the
| and.

Porter Arneill made an anal ogy with what happens to people
bei ng pushed out of the crossroads and questioned what will
happen to the honel ess popul ati on when the district get

i mproved?



TomKnittel admtted that gentrification always neans
soneone’s | oss is soneone else’s opportunity, and this
inmplies an obligation to address rel ocation issues.

Chris Sally shared some information about an article he had
read in the newspaper tal ki ng about concentrating honel ess
services in Paseo West.

C ndy Frewen made the comment that the obviousness of the
honel ess popul ation is stressed due to the |ack of
devel oprment in the area.

Steve Dunn supported the 4-story typology with retail on
the first floor and Housing above.

John DeBauche explained that the Gty favors alley parking
and parking schemes TomKnittel explained in his
presentation.

Option Discussion:
Option A

“Option A" features m d-bl ock connections, a conbination of
strip buildings (double | oaded buildings with parking at
the base) and w apper building (parking in the core), green
space and a tower to mark the center of the nei ghborhood.
The planning area is divided in a “Tower District” in the
North, and a 4 story district with a |andmark tower.

Steve Dunn tal ked about the potential developnment to the
east of the FFA site, where is generally discussed the goal
of building a parking garage on the Cherry Street Mtel
site. He identified the Cherry Street Mdtel as a definitive
obstacle and how it hurts the whole district.

Chris Sally stressed the need of strategic parking
| ocations, and explained how retail could be integrated on
the exanple of the Gak Street Parking Garage.

Porter Arneill pointed out the psychol ogi cal effect that
woul d conme into play once the Cherry Street Mtel would be
denol i shed.

Steve Dunn questioned if there a market for potential
housi ng on the planning site and the feasibility of
settling on it but adnitted the bl ocks between 8" and 9'"

Street and Cherry and Hol mes presented opportunities for
housi ng.

Option B:

A linear urban park establishes the visual east-west
connection fromDavis Park to the WIltshire Apartnents and
a secondary north-south connection to the Metropolitan
Condomi ni uns.

Porter Arneill pointed out Davis Park couldn’t be

consi dered recreational and stressed the need for a park
that is dedicated to recreation and |eisure, maybe

i ncluding a pl ayground.

Chris Sally said that sun shades would be installed in
Davis Park to make it nore usable in the sumer, but
declared it a formal park.

John DeBauche agreed with Chris Sally and called Davis Park
a formal park.

Option C

Dell a Lamb School as a central feature of the schene
establ i shes “dynam c connections and breaking views”

di agonal Iy though the bl ock structure. A neighborhood park
takes spot of the Cherry Street Mtel, followed by a

di stributed set of green spaces.

Chris Sally pointed out the asset the sloping topography
presents between 11'" and 12'" Street: The fantastic view all
the way over to the Western Auto Building could be kept by
designing the buildings in a stair stepping fashion.

The outcone of the workshop was concensus for a
nm xed-use district, a coonmunity that is nodern and
contenporary in nature. This can be achi eved by using
substantial and quality materials that can stand up to
the historic areas of the city, such as Quality Hill,
and the River Market. The best qualities from schene
A and B will be nerged. Enphasis on the inportance of
10'" Street as a connection, through Davis Park, and
beyond to the Library District is reflected in the
pl acenent of a synbolic tower, flanking services and
community facilities at 10'" and Hol nes.



CaseStudies:

Pearl District,
Portland, Oregon

PIEA Urban Design Framework: 61
Workshop , July 30, 2004

Developmental Densities up to 147
dwelling units per acre

PIEA Urban Design Framework: 62
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Nation

Buildings designed in cool shades of ‘green’

Lower costs, higher demand produce eco-friendly projects across the USA
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Workshop , July 30, 2004
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Workshop , July 30, 2004

CaseStudies:

Eastern Docklands
Amsterdam, Netherlands

PIEA Urban Design Framework:
Workshop , July 30, 2004
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CaseStudies:

San Diego
Little Italy: Small Projects Make a Block

PIEA Urban Design Framework:
Workshop , July 30, 2004
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PEaaEcTs

At the LITTLE ITALY NEIGHBORHOOD
DEVELOPMENT a group of San Diego
architects-turned-developers
push the housing envelope.

. | e, o s Y
« | AS THEY DIVIDED THE SITE AMONG
= | THEMSELVES, THE ARCHITECTS ENGAGED
IN “MILITARY CAMPAIGNS™ FOR LAND.
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View looking East at 10th and Oak
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Panorama looking North and West at 9th Street

Panorama looking West 9th Street
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" Bolling Federal Plaza Looking West at 12th Looking West at Civil Servants Memorial
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Aerial View looking South from Metropolitan Condominums
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Blackstone Hote!

Wiltshire Appartments
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CONCEPTS AND PLANNING PRINCIPLES

HISTORIC ASSETS
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CONDITIONS ANALYSIS

SECONDARY MOVEMENT
SYSTEMS
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FUTURE LAND US PLAN PRIORITIES:
DOWNTOWN LAND USE AND DOWNTOWN LAND USE AND
DEVELOPMENT PLAN, 04/03
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DEVELOPMENT PLAN, 04/03
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not this

but this
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OPTION B
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NEXT STEPS...
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Next Steps

An Implementation Strategy report identifying
planning, project and management actions regarding:

— immediate, medium-term and long-term actions
— key stakeholders and beneficiaries
— potential sources of investment or finance.
« Appendixes, when relevant, including, for example:
— nominated performance criteria
— lists of people contacted during the framework
process
— economic analysis including costings, economic
impact studies, etc.
- traffic and technical studies
— infrastructure initiatives
— a marketing plan
— draft briefs for action areas or projects identified
in the framework
— draft briefs for further studies arising from the
framework.
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Next Steps

Housing/Development
Implementation Strategy

PIEA Urban Design Framework:
Workshop , July 30, 2004

105






